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Along with the China real estate market's rapidly expand, the atmosphere of 
speculation is getting thicker, as well as the wider gap between rich and poor. Real 
estate tax (property tax) increasingly accesses to social concerns. Most of the countries 
that use improved capital value as tax base take the concept of market value. Thus how 
to determine the market value of real estate, the valuation, and how to establish real 
estate tax valuation systems becomes the key for the real estate tax.  
In this thesis, with the application of theories of real estate appraisal, tax valuation, 
customs valuation and others, by various approaches of study (e.g. qualitative analysis 
and quantitative analysis, normative analysis, case study, comparative study etc), the 
author firstly gets three guidelines for the tax valuation of real estate tax: fair and 
objective, simple and easy (that is, high efficiency and low cost) and unified. This is an 
innovation of this article.  
In order to see whether these methods meet the tax valuation criteria proposed 
before, the next chapter studies the basic method of valuation (market comparison 
approach, income approach and cost approach) and the mass appraisal in-depth, as well 
as the conditions and facilities necessary. The author also analyzes the experience from 
Western countries and Hong Kong / Taiwan.  
The 4th chapter is another innovation of this article. Because of the particularity 
of the tax culture, property right, and economic growth condition in our country, the 
author wants to make comprehensive consideration of the Western model of mass 
appraisal and our country condition. She at last gives some suggestions of 
corresponding improving support measures and then studies these measures in depth. 
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第一章 导论 
1.1  选题背景与研究意义 












1.1.2  研究意义 






























价工作统一标准”(Uniform Standards of Professional Appraisal Practice),规定了职业
道德标准和 低估价标准。 




开始出现新局面。1984 年 12 月 12 日,原城乡建设环境保护部发布了《经租房屋清
产估价原则》,这是新中国成立后发布的第一个关于房地产估价的部门规章。①国





1992 年 9 月 7 日,建设部颁布了《城市房地产市场评估管理暂行办法》。 
2、批量评估的相关研究 
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Robert 和 Longini Richard 在 1977 年发表了《反馈模型应用于不动产评估的自
动评估中》，提出了自动评估理念。他们认为评估管理的目的不仅仅是评估结果的
准确，更重要的是要使纳税人认为自己是被公平对待的。Isakson. Hans R.（1986）
阐述了源于随机定价理论（Arbitrage Pricing Theory）的随机定价技术(APVM 
Arbitrage Pricing Valuation Methodology)在批量评估模型中的应用。Borst Richard 
等 5 名学者在 1997 年研究了将批量评估与地理信息系统结合，并发表文章
《 Interactive Application of Computer-assisted Mass Appraisal and Geographic 
Information System》，详细介绍了两者的整合应用，建立了新的系统来提升评估效
率。还有比如 William M.与 Jensen. David L.（1990）研究了人工智能在计算机辅
助批量评估系统中的应用，John D. Benjamin 等在 2004 年合作论著的（Mass 
















                                                        
① John D. Benjamin, Randall S. Guttery, C.F. Sirmans. Mass Appraisal: An Introduction to Multiple Regression 
Analysis for Real Estate Valuation[J].Journal of Real Estate Practice and Education. Jul 2004. 
②
耿星.开征物业税中的评估问题[J].税务研究,2004,(4). 
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1.4  本文创新与不足 
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第二章  房地产税务估价准则 
本章从税务估价方法经历的变革出发，通过将房地产税税务估价与一般交易
评估、海关估价的比较，得出税务估价特殊性，进而归纳出房地产税务估价准则。 




现代房地产估价与评税的发源地在英国。1662 年至 1689 年，英国开始实施
壁炉税。估税员纪录每一个家庭壁炉的数量与大小，并以此决定房屋价值。由于
壁炉在屋外往往难于观察，评税人员要入屋才能确知楼宇的壁炉数目，结果此税






变动,为以后各代估价师所沿用。20 世纪 20 年代以来,西方主要国家进入城市化高
速发展时期,房地产业出现空前繁荣,同时推动房地产估价研究的发展。研究领域代
表人物是海德(K.Lee Hyder,1888-1947)、阿特金森(Harry Grant Atkinson,1890-1979)
和舒姆茨(George L.Schmutz,1893-1958),他们分别推广和发展了市场比较法、收益
法和成本法中价值评估技术。 
18 世纪末美国出现财产税从价计征，到 19 世纪末 33 个州规定所有的财产应
被公平地以价值征税。美国早期对于课税标准价格的评定采用三种房地产估价方
法:市场比较法、收益法、成本法。各城市的房地产局或课税局,曾动员估价方面
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2.2  房地产税税务估价特殊性 










国为 appraise/assessment/valuation for tax purpose,我国香港差饷用的是“估价”，而
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